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ZONING TEXT AMENDMENT Renamba Greenwich LLC.:
PLPZ 2021 00330 To amend Sec. 6-115, and create a new
“MANAGED RESIDENTIAL
COMMUNITY OVERLAY ZONE
(MRCO)”.

APPLICATION SUMMARY:

The applicant has filed for a for a Zoning Text Amendment, to amend Sec. 6-115 of the Town’s
Building Zone Regulations, and create a new “MANAGED RESIDENTIAL COMMUNITY
OVERLAY ZONE (MRCO)”.,

ISSUES / RECOMMENDATIONS:

1. The subject action has been designed in conjunction with a preliminary site plan/special
permit, and rezoning of the land into said Zone. The Commission will need to consider
this application, before acting on the other subsequent applications.

2. POCD - In making any decision to change the Zoning Regulations, the Commission shall
take into consideration the Plan of Conservation and Development, per the State’s
Statutes. The applicant should elaborate, to the Commission; the ways the subject text
amendment would meet the recommendations of the POCD.

DEPT. COMMENTS:

WestCOG -
PROPOSAL:

The applicant has indicated that the Town’s current zoning regulations is not conducive to permit
development of a, “managed residential community” as defined and licensed through the State’s
Department of Public Health. Such a facility is defined as a facility “consisting of private
residential units that provides a managed group living environment consisting of housing and
services for persons who are primarily fifty-five years of age or older...”. The applicant notes
that the Town’s current R-PHD-E zoning is designed for the senior population who is
independent and in good health, with little to no need of assistance. Additionally, the Town’s
CCRC regulations permits for a completed range of care including on site medical service. The
intent of the applicant’s amendment is permit opportunities of “assisted living facilities” in town
which fall somewhere in between these two models. The amendment would meet the State’s
licensing requirements for a “managed residential community”, while allowing for a size and
density they are considering on balance for the market they believe is in demand in Greenwich.

The major changes that this would make to the regulations are as follows:
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e Would create an overlay zone, requiring a rezoning application, and a special permit for
development, and only applicable to those properties within the GB and GBO zones. Not
permitted on land within a FEMA designated Flood Zone.

e Would allow for those properties who rezone, to have an as of right floor to area of 0.75
with opportunity to increase it up to a 0.9 ratio, if incentives are provided.

e With a floor area increase, an increase in height to 47.5 ft. and stories to a max of 4 total,
would be permitted subject to the Commission making and finding it was compatible to
the surrounding topography, uses, or buildings.

e Increasing the allowable building coverage from 25% to 30%.

e Setbacks could be reduced to no less than 20 ft.

e Sufficient landscaping must be provided.

e Redefining “Building Area” for this specific use.

e Parking being required at a reduced rate when compared to other commercial ventures.

e Total permitted unit count to be determined at the rate of 750 sq. ft. of land area per unit.

e Units would not be required to have a full kitchen.

e Size of unit would be less than 450 sq. ft. per 1 bedroom, and 275 per studio/memory
care units.

e Must be connected to public sewer and served by public water.

e A minimum level of services shall be provided and as outlined.

e Private transportation must be available.

e Outdoor recreational space to be provided at 300 sg. ft. per unit. But not less than 2,000
sg. ft. in total. Additionally, 50% of said space shall be contiguous.

e Areas proposed to be “Below grade” would be excluded from gross floor area regardless
of use.

e To encourage underground parking, an additional FAR may be granted if the lot is over
1-acre, and at a rate of 0.05 FAR per every 25 parking spaces provided below grade.

e Additional standards for project in the zone and considered under a special permit.

e Operators of the facility could be for profit and not explicitly for non-profit operators.

e Would establish a definition for a “managed residential community” which would make a
distinction and separate it from other senior citizen housing concepts in the Town’s
regulations as well as align with the State’s Department of Health requirements for
licensure.

2019 POCD:

The applicant notes that amendment would be in line with objective 2.3 of the Town’s 2019 Plan
of Conservation and Development which calls to, “Facilitate housing options that encourage
seniors to stay in Greenwich (“aging-in-place”) and are designed for enjoyment of all.”
Moreover, the applicant also cites to objective 2.3 a., which recommends to, “Promote age-
friendly housing options in or near walkable, pedestrian-friendly areas with one floor living,
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lifestyle amenities, elevators, limited maintenance, and proximity to restaurants and other
retail.”

The applicant should elaborate, to the Commission; the ways the subject text amendment would
meet the recommendations of the POCD.

OTHER APPLICATIONS:

Zoning Map Amendment: if the noted text amendment was to be adopted, the applicant is also
seeking to re-zone the subject property into the yet to be created MRCO overlay zone.

Preliminary Site Plan/Special Permit: in addition to this application, the applicant is also
seeking preliminary approval to develop a facility in concert with this amendment.

APPLICABLE REGULATIONS:
Sec. 6-22, Sec, 8-3 of the CT General Statutes
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BY EMAIL & BY HAND
July 19, 2021

Ms. Katie DelLuca, Town Planner
Planning and Zoning Commission
Town Hall - 101 Field Point Road
Greenwich CT 06830

Re: Proposed Zoning Text Amendment for New Managed Residential Community Overlay Zone (MRCO)
Proposed Re-Zoning from GB to GB-MRCO Zone
Preliminary Site Plan/Special Permit Applications - Proposed Managed Residential Community (MRC)
0 Old Track Road, Greenwich, CT
Applicant/Owner: Renamba Greenwich LLC

Dear Katie:

On behalf of our client, Renamba Greenwich LLC, we are pleased to submit herewith to the
Greenwich Planning and Zoning Commission (hereinafter, the “Commission™) the following applications
to permit the construction of a new Managed Residential Community at 0 Old Track Road, Greenwich, in
the GB Zone:

1. Application to Amend Section 6-115 of the Greenwich Building Zone Regulations to create a new
MANAGED RESIDENTIAL COMMUNITY OVERLAY ZONE (MRCO) that will address the
Town’s objective, as identified in the 2019 Plan of Conservation and Development (the “POCD”), to
“create regulations specific to assisted living facilities. ..[and] facilitate housing options that encourage
seniors to stay in Greenwich (‘aging-in-place)”;

2. Application to Amend the Building Zone Regulation Map to re-zone a 2.5344-acre parcel of land at 0
Old track Road from the GB zone to the GB-MRCO Zone to accommodate the proposed development
of a Managed Residential Community as defined by Section 19a-693 of the Connecticut General
Statutes; and

3. Applications for Preliminary Site Plan and Special Permit Approval pursuant to Sections 6-13 through
6-15, 6-17, 6-101, and 6-115 (new).

Background and Need

It is widely accepted that with current scientific and technological advancements people are living
longer and healthier lives, resulting in a growing elderly population. According to the 2020 US Census,
18.1% of Greenwich’s population is 65 years of age or older and approximately 24.4% of the population is
60 years of age or older?. This reflects a significant increase in Greenwich’s aging population by 1.2% and
4.4%, respectively, when compared to statistics from 20112, As the elderly population has grown, so has
the demand for diverse housing options for seniors, especially for assisted living facilities and
comprehensive care communities. Unfortunately, there is a deficiency of housing opportunities in
Greenwich which is clearly evident when reviewing the Commission on Aging’s Resource Guide. Of the

tUnited States Census Bureau Data, https://data.census.gov/cedsci/table?q=Greenwich,%20CT &tid=ACSST5Y2019.50101
2Greenwich United Way Community Planning Council, Assessment of Human Service Needs & State of Greenwich
Statistical Portrait”, January 2011:46



https://data.census.gov/cedsci/table?q=Greenwich,%20CT&tid=ACSST5Y2019.S0101

FOGARTY COHEN RUSSO & NEMIROFF Lic

Ms. K. DeLuca, AICP
Re: 0 Old Track Road
July 19, 2021

Page 2 of 17

sixteen (16) assisted living facilities listed within the Guide, only one (1) is located in Greenwich.
Compounding this need is the fact that Greenwich’s share of seniors within its population is higher than in
our neighboring towns of Stamford, Darien and New Canaan?, resulting in Greenwich residents being more
likely to have to relocate out of the community to find housing that can provide the services needed by this
population.

The need for elderly housing in Greenwich is not new. In 2011 the United Way’s Assessment of
Human Service Needs & State of Greenwich Statistical Report noted that:

“[S]eniors themselves cite housing and transportation among their two
biggest concerns...With regard to housing, participants in senior focus
groups repeatedly wondered where they would live when they need or
wish to downsize, but still want to remain in the community... [Some]
suggest that Greenwich has lost and will continue to lose countless
longtime citizens to its neighboring community [of Stamford] based on its
failure to provide local alternatives...[While] assisted living and
continuing care housing models are appropriate for those who cannot live
on their own, many of the existing facilities have waiting lists and most
believe that growing demand is likely to far outpace the current or planned
supply in the not too distant future.” (Page 8-9)

In 2016, the United Way Report re-stated that “[h]ousing continues to be of the greatest concern to older
adults.”

As a result of the ongoing observed need for more housing opportunities for Greenwich’s aging
population, the 2019 POCD set an objective (Objective 2.3) to: “facilitate housing options that encourage
seniors to stay in Greenwich (“aging-in-place”) and are designed for enjoyment of all.” To that end, the
POCD includes a Priority Action Item to “develop regulations for assisted living facilities and
comprehensive care communities.”

Proposed Managed Residential Community Overlay Zone

As noted above, the 2019 POCD lists one of the Town’s prime objectives is to: “facilitate housing
options that encourage seniors to stay in Greenwich (“aging-in-place)” (2019 POCD, Objective 2.3, Page
55). To accomplish this goal, the POCD recommends that the Town:

“a. Promote age-friendly housing options in or near commercial
areas...[with] lifestyle amenities and elevators, and that are close to
restaurants and other amenities...; and b. Create regulations specific to
assisted living facilities...”

The above-outlined objectives recognize that, while the current Greenwich zoning regulations contain
provisions intended to provide housing opportunities for seniors (e.g., R-PHD-E and CCRC regulations),
the current regulations do not adequately address the lack of assisted living facilities in Greenwich.

More specifically, Greenwich's Zoning Regulations provide for disparate congregate housing
opportunities for the elderly. The RPHD-E zone is ideal for the more independent elderly person and

3 Greenwich United Way Community Planning Council, Assessment of Human Service Needs & State of
Greenwich Statistical Portrait”, January 2021.
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provides very limited assistance in terms of day-to-day activities. In contrast, the Continuing Care
Retirement Community ("CCRC") zone allows for a complete range of services to its residents including
on-site medical services and care. We believe that by creating a zone specific to providing Assisted Living
Services, as defined in Section 19a-693 of the Connecticut General Statutes, the Commission will be taking
a step towards meeting the needs of the Greenwich population that fall in-between these extremes; those
people who do not need full nursing home services, but still require some health care, nursing, or assistance
with activities of daily living, such as dressing, eating, bathing, toileting, walking, or transferring from a
bed to a chair.

The proposed Managed Residential Community Overlay Zone (MRCO) has been drafted to
carefully follow the requirements of the Connecticut statutes (C.G.S. Sec. 19a-693) and the regulations of
the Department of Public Health for a “managed residential community”, which is defined by the State as
a facility “consisting of private residential units that provides a managed group living environment
consisting of housing and services for persons who are primarily fifty-five years of age or older...”. This
approach will ensure that a development approved by the Commission within the new MRCO Zone will
meet all statutory and regulatory requirements for a “managed residential community.” In addition, we
believe that the new zoning regulation will promote senior housing opportunities within a size and scale
compatible with Greenwich’s traditional land use development patterns.

Attached hereto as EXHIBIT A is a DRAFT of the proposed zoning regulation, Section 6-115.
Managed Residential Community Overlay Zone (MRCO). Key elements of the proposed MRCO regulation
are as follows:

1. Unlike the R-PHD-E zone, a MRC development may be privately developed and not limited to
non-profit sponsors.

2. Unlike both the R-PHD-E and CCRC zones, a MRC development is permitted only in the GB or
GBO zones, in areas which will, more likely, not conflict with established residential development
and still be close to central Greenwich community services such as transportation and shopping.

3. Unlike a CCRC development, a MRC is specifically designed to support elderly individuals who
can still live generally independently but require assistance with Activities of Daily Living, such
as dressing, bathing and dining. Small kitchenettes, which do not contain stoves or ovens, are
provided for snacks and non-cooked meals. These communities also offer things like transportation
services, cleaning, laundry, and basic medical services. These basic medical services include
medication management, on-site pharmacy access, and basic first aid, but do not provide full on-
site medical support like a CCRC facility.

4. To meet the recognized community need to provide elderly housing opportunities that will allow
elderly residents to remain within the Greenwich community and to meet the needs of the aging
population, the regulation provides zoning incentives for developers consistent with similar
regulations. Specifically, the Planning and Zoning Commission may provide the following zoning
incentives to create a MRC development (including alteration of, or addition to, an existing
building):

e  An“as-of-right” FAR of 0.75 would be permitted for MRC developments, which is consistent
with the CCRC regulations for projects located in the GB and GBO zones. In addition,
applicants would have the opportunity to obtain additional floor area for larger properties
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through stepped incentives not to exceed 0.9. The 0.9 maximum FAR permitted is consistent
with the FAR permitted in the R-PHD-E Zone.

e  Building height and number of stories would be permitted at 47 %2 Feet and 4 stories,
respectively, subject to the Commission making a finding that such allowances were
compatible with the surrounding topography and surrounding buildings and/or uses.

e A 30% Building Area would be permitted, which is consistent with most commercial zones.
Additionally, the definition for calculating Building Area within the MRCO zone has been
adjusted to account for potential underground parking areas. It can be noted that the
adjustments to Building Area would not carry-through to overall lot coverage, which would
remain consistent with the underlying zone (60%).

Proposed Rezoning of Land from GB to GB-MRCO

Subject to the Planning and Zoning Commission’s approval of the proposed MRCO Zone, and in
order to support the proposed site development, the applicant proposes to rezone its entire 2.5344-acre site
from the GB zone to the GB-MRCO zone. The proposed amendment to the Building Zone Regulation Map
is denoted on the attached Sheet entitled, PROPOSED AMENDMENT TO BUILDING ZONE
REGULATION MAP FROM GB TO GB-MRCO dated July 15, 2021, prepared by Rocco V. D’Andrea,
Inc. Said Map is provided herewith as EXHIBIT B.

Proposed Managed Residential Community Development

The Site

The proposed managed residential community development, designed to conform to the new
MRCO regulation, is to be located upon a 2.5344-acre parcel at the end of Old Track Road in the proposed
GB-MRCO Zone. The property is bounded to the north by Old Track Road and a vehicle storage facility;
to the east and southeast by the CT Metro-North Railroad; to the south/southwest by residential properties
on Rodwell Avenue; and to the west by Spring Street.

The site was previously owner occupied by R D & D Land Development, Inc. and utilized as a yard
for its local excavating business. The site is improved with a small office building, a shed, and several
storage containers and storage piles. Our client took ownership of the subject site in September of 2019
and the property has not been physically altered to date. The site is within the Town's public sewer and
water service areas.

Consistent with the subject site’s previous use, Old Track Road has historically been developed
with commercial uses. However, in recent years the area has seen the nearby development of attractive
multifamily residential uses due to its central Greenwich location and proximity to services and Town
amenities.

Proposed Site Development

The proposed MRCO development is intended, in many ways, to reflect the appearance and
operation of the Ambassador at Scarsdale, which has operated successfully, at 100% occupancy, for a
number of years and is owned and operated by the developer of the proposed Greenwich project. As shown
on the plans submitted herewith, the applicant proposes to construct a 3 Y2-story, 98,058+/- square foot
building at the terminus of Old Track Road. The facility will include 104 1-bedroom assisted living
apartments and 30 memory care studio units.
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As proposed, the new building will consist of 3 % stories above grade, plus two (2) below grade
floors consisting of a parking garage at the lowest level (FFE: 50) and occupiable space on the terrace level
above (FFE: 60). Starting at the lowest level, the parking garage will provide a total of 77 below grade
parking spaces including 61 standard spaces, 3 handicap spaces, and 13 overflow tandem spaces. Aside
from parking, this level will house an elevator, stairs, and mechanical and storage spaces, the parking garage
will be entirely below grade and does not constitute Gross Floor Area.

Moving up to the next level, the “Terrace Level”, will provide both community and support spaces.
This includes:

e A Performing Arts Theater for small operas, music performances, invited speakers, or group
events that can provide provocative discussions aimed at keeping residents intellectually
stimulated;

o A Wellness Center dedicated to on-site physical, occupational, and speech therapy;
e A Salon for on-site hair and beauty services;

o Clinical spaces that provide exam rooms for on-site doctors, visiting specialist and 24/7 nursing
staff;

e An Artroom;
e A multi-purpose room;

o A commercial kitchen, with adjacent loading area and dining room for assisted living residents;
and

e Administrative offices, a mailroom, laundry facilities, restrooms, mechanical rooms, and
housekeeping and storage rooms.

The Terrace Level is also considered a “basement” as defined in 6-5(2)(3.3) of the Greenwich Building
Zone Regulations and meets all provisions of the regulations, as amended, to be exempt from the building’s
overall gross floor area.

The next level, which is set at elevation 72, is considered the First Floor and sits at grade with the
driveway, main entrance, and port cochere. The space is approximately 28,153 SF includes:

e The building’s lobby and reception area;

e Administrative offices and a conference room;

o A 24/7 bistro that will provide full-service leisure dining space for residents and families;
e A small cinema with surround sound for a true movie theatre experience;

¢ A Dining Room and Activity Space for Memory Care residents

e Alibrary, living room and game room;

e Thirty (30) Memory Care Units; and

e Four (4) Assisted Living Units.

This level of the development is also at-grade with the surrounding site improvements. Exterior
improvements at this level include three (3) exterior parking spaces (two standard spaces and one HC
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space), outdoor recreational space (discussed in more detail below), an emergency generator, an enclosed
refuse area and access to a loading area.

The second and third floors are approximately 28,000 SF each and are primarily dedicated to
assisted living residential units with 41 units, respectively. The top floor is a 13,820 SF half-story, as
defined in Section 6-5(a)(45.1) of the Regulations and contains eighteen (18) assisted living units and an
activity space with balcony. The new facility will be sprinklered and will be served with new water and
sewer connections from Old Track Road.

General Operations

The proposed Managed Residential Community will be managed by RENAMBA GREENWICH
LLC, and will be licensed by the Connecticut Department of Public Health (DPH) to manage the facility in
accordance with all applicable provisions of the Connecticut General Statutes and regulations of the DPH.
Qualified staff will provide all necessary services including assistance with Activities of Daily Living, meal
preparation and wait staff, limited medical services, around-the-clock nursing, on-site therapy services, and
provide daily recreational activities.

While the facility will be staffed twenty-four hours a day, seven days a week, employees will work
regular schedules, with the greatest number of employees (40) working generally between business hours
from 7:00 a.m. to 5: 00 p.m. Staffing tapers off after 5:00 p.m., with thirty (30) employees on-hand from
5:00 p.m. to 8:00 p.m., fifteen (15) employees present from 8:00 p.m. to 11:00 p.m. and ten (10) employees
covering the overnight hours from 11:00 p.m. to 7:00 a.m.

Parking

The Greenwich Zoning Regulations currently do not provide a specific parking recommendation
for a Managed Residential Community/Assisted Living use. Accordingly, the applicant has considered
similar nearby facilities in combination with the proposed use to suggest an appropriate parking requirement
as part of the proposed MRCO Zone regulation. In addition, based upon the applicant’s experience, parking
for the proposed use would be primarily generated by staff, followed by visitors. This is due to the fact that
most residents do not own cars or drive. The parking requirements proposed within the draft MRCO Zone
regulation reflect this experience.

To create a suitable parking requirement for the proposed MRCO Zone, the Applicant’s design
team analyzed several facilities in Fairfield County, along with the applicant’s existing Ambassador facility
in Scarsdale. Specifically, our office reviewed municipal codes for similar facility types and also analyzed
the ratios of employees to parking spaces. In addition, the Applicant’s traffic consultant, Kimley Horn,
conducted a review of Codes from six (6) nearby jurisdictions within Fairfield and Westchester Counties
to determine typical parking requirements for similar facilities, conducted parking surveys at the
developer’s Scarsdale Ambassador facility, and analyzed data from the ITE Parking Generation Manual,
5t Edition.

When parking was analyzed in relation to the number of employees, results ranged from 0.95 spaces
per employee in Scarsdale and 1.7 spaces per employee in Southport, with an overall average of 1.35 spaces
per employee (see EXHIBIT C). When parking was analyzed on a per-unit basis by Kimley-Horn. parking
ratios for assisted living and senior housing facilities were found to range from 0.20 to 0.52* parking spaces
per unit. The average requirement of the six (6) municipalities for which data was collected by Kimley-

4 The Village of Port Chester requires just 0.2 parking spaces per unit while the City of Stamford requires 0.5 spaces per unit plus
one parking space per doctor (it was assumed that there was 1 doctor for every 50 residents).
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EXRHIBIT A

This sketch is compiled from
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it is not to be construed as
having been prepared from
an accurate survey and is
subject to changes that an
accurate survey may
disclose.

This sketch is an estimate
only and not to scale.

Sketch taken from
Topographic Survey of
Property on Old Track Road
in Greenwich, Connecticut
Prepared For Amba Sharma
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Dated July 2, 2019.
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Sec. 6-115. MANAGED RESIDENTIAL COMMUNITY OVERLAY ZONE (MRCO):

@) Purpose

The purpose of the Managed Residential Community Overlay Zone (MRCO) is to
encourage the development of age-friendly housing options that provide “Assisted living services”
to broaden the range of housing and health care options for Greenwich’s increasing elderly
population. The MRCO is designed to encourage such housing developments in close proximity
to commercial centers and provide attractive congregate housing for elderly residents within the
context of the Town’s predominantly residential character.

(b) Definitions:
The following definitions are applicable to an MRCO:

(1)

)

(3)

Activities of daily living - Pursuant to Section 19a-693 of the Connecticut General
Statutes, “Activities of daily living” shall mean activities or tasks that are essential
for a person's healthful and safe existence, including, but not limited to, bathing,
dressing, grooming, eating, meal preparation, shopping, housekeeping, transfers,
bowel and bladder care, laundry, communication, self-administration of medication
and ambulation.

Assisted living services - Pursuant to Section 19a-693 of the Connecticut General
Statutes, “Assisted living services” shall mean nursing services and assistance with
activities of daily living provided to residents living within a managed residential
community having supportive services that encourage persons primarily fifty-five
years of age or older to maintain a maximum level of independence.

Building Area - For all Managed Residential Community (MRC) facilities
“Building Area” shall defined as outlined in §86-5(a)(7) except as follows:

A That portion of the area of a building or structure whose roof is treated as
ground surface (planted or paved) and is entirely below the elevation of the
adjacent grade by at least one (1) foot of friable fill, as it was prior to any
construction or regrading shall not be included in “Building Area”.
However, such area shall be included in the site’s overall lot coverage unless
said area is below the elevation of the adjacent grade by at least three (3)
feet of friable fill.

B. The portion of the area of a structure or building whose floor is below the
average established grade of the street curb in front of the building shall not
be included in Building Area nor included in the floor area and may
encroach within the required setbacks if it complies with all of the following
conditions:

I. At least 60% of the roof surface of such structure or building shall
have sufficient earth to support natural vegetation and be planted
with grass, ground cover or shrubs.

ii. The maximum grade of said roof shall not exceed one foot of rise to
three feet of run.





